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P.A.S.:  Special Permit No. 1966 DATE: July 26, 2002 

PROPOSAL: Dennis McCulley, Trustee, La Mountain Trust, has requested a
special permit to preserve the landmark Joseph Grainger House by using the house as
four dwelling units plus two (2) bed and breakfast suites.

GENERAL INFORMATION:   

CONCLUSION: The requested use is comparable in intensity to permitted
uses within the district and may promote the improved
maintenance and preservation of the landmark property. 
Therefore it appears to be in conformance with chapter 27.57
of the Zoning Code and with the Comprehensive Plan.

RECOMMENDATION:   Conditional approval

APPLICANT: Dennis McCulley, Trustee, La Mountain Trust
1970 B Street, Lincoln, NE 68502
(402)742-3000

CONTACT: Glenda McCulley
same address and phone as applicant

LOCATION: Northwest corner of 20th and “B” Streets (1970 “B” Street).

REQUESTED ACTION:  Approval of Special Permit to use the landmark as a two-suite
Bed and Breakfast facility, plus four dwelling units.

ASSOCIATED REQUEST: None.

LEGAL DESCRIPTION: The south 142 feet of Lot 1, Mount Emerald Addition, Lincoln,
Lancaster County, Nebraska.

EXISTING ZONING:  R-6 Residential with individual landmark designation (Ordinance
13960, 1984) and landmark district designation (Mt. Emerald District, Ordinance 13202,
1981).

SIZE: .49 acres (more or less)

EXISTING LAND USE: Multiple-family residence (6 units).
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SURROUNDING LAND USE AND ZONING: Single-family residential and multiple-family
residential, zoned R-6, north, south, west, zoned R-5, east.  

HISTORY: The subject property was designated an individual landmark in association
with a special permit request in 1984.  The special permit, to operate a restaurant in the
house, as not approved, but the landmark designation was made. The house was included
as a contributing property within the first landmark district designated by the City in 1981
(Mount Emerald Landmark District). Constructed in 1907, the Grainger House was
maintained as a single-family residence until the 1950's when it was converted into six (6)
units. 

ANALYSIS:  

1. This is a request to use the 2 ½ story building at 1970 “B” Street, the Joseph
Grainger House, as a two (2) suite “Bed and Breakfast” with the property-owners
also using the building as their residence and renting three apartments, under a
special permit for historic preservation.  The existing property was designated as a
local landmark in 1984, Ordinance no. 13960.  It is located in the Mount Emerald
area of the Near South Neighborhood.  Mount Emerald Historic District was listed
on the National Register of Historic Places in 1980.  Most of the National Register
District was designated as local landmark districts in 1981 and 1983. 

2. Lincoln Municipal Code Section 27.63.400 states, in part:
In any zoning district a special permit may be granted to
allow the preservation of a historic structure or site and the
reuse thereof.  This permit shall be limited to structures or
sites designated as landmarks under Chapter 27.57.

(a)  The City Council may approve, by special permit,
any use of a historic structure or site in any zoning district
after review and consideration of the following:

(1)  The significance of the historic structure or
site and the degree of variation sought from the
permitted uses of the district;

(2)  The extent to which economic factors
necessitate the change in use;

(3)  The extent of proposed exterior change to
the structure or site;

(4)  The impact on the surrounding area;
(5)  The compatibility of the proposed use to

the structure or site and the surrounding area; and
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(6)  The manner in which the public will be
benefitted by such proposed use.

3. The first consideration of 27.63.400--the significance of the structure, appears
amply met.  The landmark application for the Joseph Grainger House (1970 “B”
Street) states in part:

The house is a fine example, nearly unaltered, of a large home built
in the early 20th century by a prominent businessman for his family and
servants.  It occupies the site of the John Fitzgerald mansion, a much
larger lot than any in this historic district, except the Phillips and Leonard
houses.  The setting with open space and the large variety of trees, make it
unusual, if not unique for houses of the period....  

4. Regarding the second point for consideration raised by 27.63.400--the degree of
variation between the requested use and uses allowed in the district--the degree
might be described as modest.  The proposed continuation of residential use at
1970 “B” St. is allowed in the R-6 Residential District.  The proposed Bed and
Breakfast use would not be allowed without a special permit.  

The R-6 district is described as in the zoning code “a redeveloping area of
comparatively high density residential use” which in addition to houses, duplexes,
and apartments, allows fraternities and sororities, private clubs, and apartment
hotels.   Accommodation of transient guests in a bed and breakfast facility is
regarded as a commercial rather than residential use, but resembles a short-term
residential use. The subject property had previously been divided into six
apartments. The change to the use as four residential units plus two bed and
breakfast suites is comparable in density.  Also, the current R-6 zoning of the
subject property and the 150' by 142' lot could potentially accommodate an
additional multi-unit building.

The proposal does not request use of the house for special events.

5. The applicants indirectly address the degree to which economic factors necessitate
the proposed change by suggesting that revenues from the proposed use would
“help defray the sizable costs of maintaining a structure of this size and age in an
appropriate manner and allow the completion of the building sprinkler system, and
remaining details and gardening projects.” 

6. The extent of proposed exterior changes for the two B&B suites is modest.  An
additional doorway would be created at the second floor level in the north (rear) wall
accessing the existing fire escape.  Approval of this change is recommended by
the Historic Preservation Commission.  A non-illuminated sign has been requested
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by the applicant, for the southeast corner of the property.  The Historic Preservation
Commission recommended authorization of a sign at this location, conditioned
upon approval by the Commission of a “Certificate of Appropriateness.”

The applicant proposed addition of a new fire escape on the west side of the house
to accommodate a third B&B suite.  The Commission did not recommend approval
of this fire escape or the associated third suite, but instead recommended the
project begin with two suites, as requested.  The proposed fire escape (design
enclosed) was not found appropriate in its impact on historic features of the house. 

Another exterior modification to the rear (north) facade, in the form of a second
story addition and another fire-escape stairs on the northwest corner, was
discussed in concept with the Commission but has not been designed nor has it
been acted upon.

7. Parking is proposed to be accommodated on existing pavement along the alley. 
Approximately six stalls appear to be available, but a requirement from Public
Works that the parking plans should be dimensioned has not yet been met.

8. The Historic Preservation Commission reviewed proposals from Mr. McCulley
beginning in March, 2002 and made recommendations toward a complete
application.  On July 18, 2002 the Preservation Commission recommended
approval of two B&B suites and a non-illuminated sign at the southeast corner of the
property, with a condition that prior to installation the sign be reviewed and
approved under the Certificate of Appropriateness procedure. 

9. The 2025 Comprehensive Plan acknowledges “The city...offers limited assistance
through regulatory or financial incentives, such as special permits for innovative
uses of landmarks,” while noting that “most preservation work must be carried out
by individual property owners, and this plan recognizes the central role of private
property owners.”  (P. E82).  Furthermore, the Plan  calls for “incentives and
regulatory support for the rehabilitation of existing buildings in order to make it more
feasible to rehabilitate and continue to use older buildings.” (P. F136)

Recommended finding: 1) The proposed Bed & Breakfast use appears to be
comparable in intensity to the use currently permitted by right
in the house, and is less intensive than further development of
housing on the site which the R-6 zoning would permit by right.  
2) Owner-occupancy and heightened maintenance of the
house and yard are desirable, as is opening the interior to
semi-public access.   
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3) The request conforms with the purposes of Chapter 27.57
of the zoning code and with the Comprehensive Plan.

STAFF RECOMMENDATION: 
That the Commission recommend approval (with conditions)
of use of the house for two Bed and Breakfast suites and four
apartments to the City Council, reserving review by Historic
Preservation Commission of a Certificate of Appropriateness
for any signs or other exterior modifications.

CONDITIONS:

Site Specific:

1. This approval permits the use of the Joseph Granger House as a two (2) suite Bed
and Breakfast, plus four dwelling units (apartments). 

2. A revised site plan dimensioning the parking stalls shall be submitted prior to
scheduling of public hearing before City Council.

3. Signs for the landmark must receive a Certificate of Appropriateness from the
Historic Preservation Commission prior to installation.

General:

4. The construction plans shall comply with the approved plans.

STANDARD CONDITIONS:

5. The following conditions are applicable to all requests:

5.1 Before occupying the Bed & Breakfast suites, all development and
construction shall have been completed in compliance with the approved
plans.

5.2 All privately-owned improvements shall be permanently maintained by the
owner.

5.3 The site plan accompanying this permit, approved by the City Council
represents the official approved permit, and shall be the basis for all
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interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, etc.

5.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

5.5 The City Clerk shall file a copy of the resolution approving the permit and the
letter of acceptance with the Register of Deeds.  The Permittee shall pay the
recording fee in advance.

Prepared by:

________________________
Edward F. Zimmer, Ph.D.
Planner II




















